




























Hearing Examiner 
Canyon County Development Services Dept.  

Conditional Rezone - CR2022-0029 
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HEARING DATE: April 19, 2023 

 

  

OWNER: 

Judith A. Gross 

Trust 

C. Douglas 

Gross 

  

APPLICANT/REP: David Ferdinand 

  

PLANNER: 
Michelle Barron, 

Planner III 

  

CASE NUMBER: CR2022-0029 

  

LOCATION: 

R36143 & 

R36155 

Peckham Road 

& Allendale 

Road 

Wilder, ID   

  

PROJECT DESCRIPTION: 

David Ferdinand, representing Judith A Gross Trust and Douglas Gross, is requesting a 

Conditional Rezone of parcels R36143 and R36155, approximately 145.48 acres, from “A” 

(Agricultural) to CR-M-1 (Conditional Rezone – Light Industrial) zone. The request includes a 

development agreement to limit certain uses allowed in the M-1 zone. 

PARCEL INFORMATION: Exhibit 1 (Parcel Tool Info) 
 

PROJECT OVERVIEW 

The applicant is requesting a conditional rezone on the subject parcels from “A” (Agricultural) 

to “CR-M-1” (Conditional Rezone – Light Industrial).  As part of the request, the applicant 

agrees to a development agreement with conditions that restricts the uses of the Light 

Industrial designation for these parcels. 
 

Existing Conditions: 

Direction Existing Conditions Primary Zone Other Zones 

N 

Agricultural Production, Processing and 

Distribution/Railroad/Small amount of 

Residences 

A  
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E 
Agricultural Production and Processing/ 

Small amount of Residences 
A  

S 
Agricultural Production/ Small amount of 

Residences 
A  

W 

Agricultural Production/Agricultural 

Commodities and Trade/Small amount of 

Residences 

A  

“A” (Agricultural), “R-R” (Rural Residential), “R-1” (Single-Family Residential), “C-1” (Neighborhood Commercial), “C-2” 

(Service Commercial), “M-1” (Light Industrial), “CR” (Conditional Rezone) 
 

Surrounding Land Use Cases: 

- 2022 – a conditional rezone from “A” to “CR-M-1” was denied for Parcel R3163010 

located near the subject parcel north of Peckham Road (RZ2021-0042, Exhibit 2, 

Attachment 8) 

- In 2019 and 2021 – a conditional rezone from “A” to “CR-R-R” (Conditional Rezone - 

Rural Residential) was approved and one residential lot was created from that rezone (SD.  

- In 2020 – a Conditional Rezone from Agricultural to Conditional Rezone – Rural 

Residential was approved for four lots total proposed but has not been acted upon 

(SD2021-0001). 

- Four subdivisions created totaling 11 lots since 1978. 
 

Character of the Area: 

- The area is predominantly agricultural production with some processing and distribution 

facilities scattered around.  There is a limited number of homes. The railroad runs along 

the northern border of parcel R36143.  

- According to Canyon Soil Conservation District, 81% of the soils are class II, which are 

best-suited productive soils in Canyon County with few limitations. (Exhibit B, 

Attachment 6e) 

- The subject parcels are located near the following zones: 

o Parcel R36172 (east of the subject property): The 42.36-acre parcel (Valley 

Agronomics LLC) was zoned “M-1” in 2011. 

o Parcel R36172011 (east of the subject property): The 29.75-acre parcel (Lansing Trade 

Group LLC) was zoned “M-1” in 2011. 

o Parcel R36158 (east of the subject property): The 36-acre parcel (Takasugi Seed Farms 

LLC) was partially zoned “M-1” in 2011 (approximately 17.9 acres). 

o Parcel R37077 (west of the subject property): The 75-acre parcel (RHG LLC) was 

partially zoned “M-1” in 2011 (approximately 35.6 acres). 

- The following businesses are located near the property: 

o Valley Agronomics (Parcel R36172): Ag. support company. 
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o Andersons/Lansing Trade Group (Parcel R36172011): Ag. support (Grain facility). 

 
 

o Allendale Produce Company (Parcel R37077): Produce wholesaler 

 
 

Access and Traffic: 

- Applicant is asking for access to be off of Peckham Road to the North or Simplot 

Blvd/Highway 19 to the South for parcel R36143. The applicant is asking for access to 

Simplot Blvd/Highway 19 to the South for parcel R36155. 

- If the rezone is approved, both Golden Gate Highway District and Idaho Transportation 

Department are reserving the right for additional comments and conditions with a possible 

Traffic Impact Study requirement when an exact use or development is requested.  They 

would both require an application through each of their offices to access the roadway that 

is under their jurisdiction. 

- Applicant is asking to connect via a future private road to service the development 

internally. 
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Facilities:  

- Southwest District Health and Idaho Department of Water Resources were noticed, but no 

comments were received. 

- Idaho Department of Environmental Quality did provide a standard response with possible 

impacts and mitigation options. 

- The City of Greenleaf stated that there is a possibility of connecting to a potable water 

supply and sanity sewer treatment if needed in quantity requiring a municipal source from 

the City of Greenleaf. 
 

Essential Services:  

- All essential services were notified of the proposed change of use.   

- Boise Project Board of Control requires easements for the Soper Lateral, Soper Sub 

Lateral, Mayhugh Lateral and Mayhugh Drain that are on the referenced parcels. There 

are several instances where the developer would need to seek further permissions and fill 

out applications.  See Exhibit B, Attachment 6b.  
 

COMPREHENSIVE PLAN ALIGNMENT: 

The subject property is designated as Industrial in the 2020 Canyon County Comprehensive 

Plan Future Land Use Map. The City of Greenleaf and City of Wilder also designate the area 

for commercial and industrial uses in their Comprehensive Plans. The proposal aligns with the 

following goals and policies of the 2020 Comprehensive Plan: 

Chapter 1: Property Rights 

Goal 1. 
Protect the integrity of individual property rights while safeguarding 
public health, safety, and welfare. 

Policy 1. No person should be deprived of private property without due process of law. 

Policy 8. 
Promote orderly development that benefits the public good and protects the 
individual with a minimum of conflict. 

Chapter 2: Population 

Goal 2. 
To encourage economic expansion and population growth throughout the 
county plus increase economic diversity for continued enhancement of our 
quality of life to meet citizen needs. 

Chapter 4: Economic Development 

Goal 3. Create new jobs that are sustainable and lasting. 

Goal 4. 
Provide an economically viable environment that builds and maintains a 
diverse base of business.     

Goal 5. 
To ensure that land use policies, ordinances, and processes allow for a 
viably economic environment for development. 

Policy 3.        
Encourage broad-based economic development programs that include: 
c.  Industrial development 

Policy 9.   
Encourage and support agricultural & industrial development to locate in the 
vicinity of Simplot Boulevard. 
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Policy 
12. 

Establish appropriate industrial and commercial zones to further increase 
business and economic development in various areas of Canyon County. 

Chapter 5: Land Use 

Goal 5. 
Achieve a land use balance, which recognizes that existing agricultural uses 
and non-agricultural development may occur in the same area. 

Policy 1. 
Review all residential, commercial and industrial development proposals to 
determine the land use compatibility and impact to surrounding areas. 

Policy 3. 
Encourage and support commercial and industrial development and guidelines 
to create jobs and expand the tax base. Create commercial, residential and 
industrial zoning districts to help attract development. 

Policy 
11.  

Coordinate planning and development with applicable highway district and 
health officials. 

  

POTENTIAL IMPACTS: 

- Changing this land use to “M-1” could create impacts on traffic and surrounding uses.  

This potential impact can be mitigated through the Conditions of Approval that will be 

attached to the Development Agreement (Exhibit B, Attachment 1).  Agencies that have 

commented have approval processes and the option of adding conditions to a change of 

use of the parcels. 

- The request will impact farm ground with best-suited soils. The request is located within 

an area designated for industrial development. The applicant plans to continue farming the 

ground until an industrial use can be established. 

- Although the applicant limits used of the property, it does not include potentially 

impactful uses such as ethanol plant, rendering plant, bulk storage of flammable liquids 

and other similar uses. 

- Without a specific use, required services and impact to existing infrastructure are 

unknown. Conditions of approval have been included additional reviews to ensure 

adequate facilities area provided and impacts to traffic, access and essential services are 

adequately addressed (Exhibit 2, Attachment 1). 
COMMENTS: 

 Public:  

- Exhibit B, Attachment 7: Paul & Harriet Calverley  

 Agencies:  

- Exhibit B, Attachment 6a: JUB Engineers, Inc. for Golden Gate Highway 

District 

- Exhibit B, Attachment 6b: Boise Project Board of Control 

- Exhibit B, Attachment 6c: Idaho Department of Environmental Quality 

- Exhibit B, Attachment 6d: COMPASS 

- Exhibit B, Attachment 6e: Canyon Soil Conservation District 

- Exhibit B, Attachment 6f: City of Greenleaf 

- Exhibit B, Attachment 6g: Idaho Transportation Department 

- Exhibit B, Attachment 6h: Idaho Division of Aeronautics 

- Exhibit B, Attachment 6i: City of Nampa 
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- Exhibit B, Attachment 6j: City of Caldwell 
RECOMMENDATION: 

- Staff recommends the Planning and Zoning Commission open a public hearing and 
discuss the proposed requests. 

- Staff is recommending approval of the conditional rezone and has provided findings of 
fact and conclusions of law for the Hearing Examiner’s consideration found in Exhibit B.  

DECISION OPTIONS: 

- The Hearing Examiner may recommend approval of the conditional rezone to the Board 
of County Commissioners as conditioned and/or amended; 

- The Hearing Examiner may recommend denial of the conditional rezone to the Board of 
County Commissioners and direct staff to return with finds that support the decision; or 

- The Hearing Examiner may continue the discussion and request additional information 
on specific items. 

ATTACHMENTS/EXHIBITS: 

Exhibit A:  Parcel Tool  

Exhibit B:   Draft FCO’s 

Attachment 1: Draft Conditions of Approval 

Attachment 2: Letter of Intent, Letter of Intent Addendum, and Land Use Worksheet 

Attachment 3: Neighborhood Meeting 

Attachment 4: Site Photos 

Attachment 5: Maps  

5a: Small Aerial 

5b: Vicinity 

5c: Zoning 

5d: Future Land Use 

5e:  Soil & Prime Farmland 

Attachment 6: Agency Comments 

6a: JUB Engineers, Inc. for Golden Gate Highway District 

6b: Boise Project Board of Control 

6c: Idaho Department of Environmental Quality 

6d: COMPASS 

6e: Canyon Soil Conservation District 

6f: City of Greenleaf 

6g: Idaho Transportation Department 

6h: Idaho Division of Aeronautics 

6i: City of Nampa 

6j: City of Caldwell 

Attachment 7: Public Comment – Paul and Harriet Calverley 

Attachment 8: RZ2021-0042 FCOs with draft development agreement 
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 HEARING EXAMINER 

FINDINGS OF FACT, CONCLUSION OF LAW AND ORDER 
 

 

In the matter of the application of: 
Judith A. Gross Trust  – CR2022-0029 
The Canyon County Hearing considers the following: 
1) Conditional Rezone of the subject parcels, 

approximately 145.48 acres, from “A” 
(Agricultural) to a “CR-M-1” (Conditional 
Rezone – Light Industrial) zone, and 

2) Development Agreement with conditions that 
restricts the uses and development within the 
“M-1” zone. 

[CR2022-0029, 0 Allendale Road & 0 Peckham Road, 
Wilder (Parcel Number: R36143 & R36155), a portion of 
the NW¼ and the NE ¼ of Section 19, T4N, R4W, BM, 
Canyon County, Idaho] 

 
 
 
 
 
 
 
 
 
  

 

Summary of the Record 
 

1. The record is comprised of the following: 
 

A. The record includes all testimony, the staff report, exhibits, and documents in Case File CR2022-0029. 
 

Applicable Law 
 

1. The following laws and ordinances apply to this decision: Canyon County Code §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-07 (Conditional Rezones), 
Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho Code §67-6511 (Zoning Map 
Amendments and Procedures), and Canyon County Code §09-03-07 and 09-17-19 (Area of City Impact 
Agreement). 

 

a. Notice of the public hearing was provided per CCZO §07-05-01 and Idaho Code §67-6509.   
 

b. The presiding party may establish conditions, stipulations, restrictions, or limitations which restrict and 
limit the use of the rezoned property to less than the full use allowed under the requested zone, and 
which impose specific property improvement and maintenance requirements upon the requested land 
use. Such conditions, stipulations, restrictions, or limitations may be imposed to promote the public 
health, safety, and welfare, or to reduce any potential damage, hazard, nuisance, or other detriment to 
persons or property in the vicinity to make the land use more compatible with neighboring land uses. 
See CCZO §07-06-07(1). 
 

c. All conditional rezones for land use shall commence within two (2) years of the approval of the board. 
If the conditional rezone has not commenced within the stated time requirement, the application for a 
conditional rezone shall lapse and become void. See CCZO §07-05-01 

 

2. The commission has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning 
Act (“LLUPA”) and can establish its own ordinances regarding land use, including subdivision permits. See 
I.C. §67-6504, §67-6511.  

 

3. Any hearing examiner appointed by the board shall perform such duties as assigned by the board pursuant to 
Idaho Code section 67-6520. See CCZO §07-03-07. 

 

4. The burden of persuasion is upon the applicant to prove that all criteria, including whether the proposed use is 
essential or desirable to the public welfare, are satisfied. CCZO §07-05-03. 
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5. Idaho Code §67-6535(2) requires the following: The approval or denial of any application required or 
authorized pursuant to this chapter shall be in writing and accompanied by a reasoned statement that explains 
the criteria and standards considered relevant, states the relevant contested facts relied upon, and explains the 
rationale for the decision based on the applicable provisions of the comprehensive plan, relevant ordinance and 
statutory provisions, pertinent constitutional principles and factual information contained in the record. The 
County’s hearing procedures adopted per Idaho Code §67-6534 require that final decisions be in the form of 
written findings, conclusions, and orders. CCZO 07-05-03(1)(I).  

 

The application CR2022-0029 was presented at a public hearing before the Canyon County Hearing Examiner on 
April 19, 2023. Having considered all the written and documentary evidence, the record, the staff report, oral 
testimony, and other evidence provided, including the conditions of approval and project plans, the Hearing 
Examiner decides as follows: 

 

CONDITIONAL REZONE CRITERIA – CCZO §07-06-07(6) 
 

1. Is the proposed conditional rezone generally consistent with the comprehensive plan? 

 

Conclusion:  The proposed conditional rezone is generally consistent with the comprehensive plan. 
 

Findings: (1) The subject parcels are designated as Industrial in the 2020 Canyon County Comprehensive Plan 
Future Land Use Map (Attachment 5d).   

 

 (2) The request aligns with the following goals and policies of the 2020 Canyon County 
Comprehensive Plan: 

Chapter 1: Property Rights 

Goal 1. 
Protect the integrity of individual property rights while safeguarding public 
health, safety, and welfare. 

Policy 1. No person should be deprived of private property without due process of law. 

Policy 8. 
Promote orderly development that benefits the public good and protects the 
individual with a minimum of conflict. 

Chapter 2: Population 

Goal 2. 
To encourage economic expansion and population growth throughout the 
county plus increase economic diversity for continued enhancement of our 
quality of life to meet citizen needs. 

Chapter 4: Economic Development 

Goal 3. Create new jobs that are sustainable and lasting. 

Goal 4. 
Provide an economically viable environment that builds and maintains a 
diverse base of business.     

Goal 5. 
To ensure that land use policies, ordinances and processes allow for a viably 
economic environment for development. 

Policy 3.        
Encourage broad-based economic development programs that include: 
c.  Industrial development 

Policy 9.   
Encourage and support agricultural & industrial development to locate in the 
vicinity of Simplot Boulevard. 

Policy 12. 
Establish appropriate industrial and commercial zones to further increase business 
and economic development in various areas of Canyon County. 

Chapter 5: Land Use 

Goal 5. 
Achieve a land use balance, which recognizes that existing agricultural uses 
and non-agricultural development may occur in the same area. 

Policy 1. 
Review all residential, commercial and industrial development proposals to 
determine the land use compatibility and impact to surrounding areas. 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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Policy 3. 
Encourage and support commercial and industrial development and guidelines to 
create jobs and expand the tax base. Create commercial, residential and industrial 
zoning districts to help attract development. 

Policy 11.  
Coordinate planning and development with applicable highway district and health 
officials. 

  

The applicant is being given due process of law through the hearing process. The conditions of the 
Development Agreement (Attachment 1) will reduce the allowed uses to those that are compatible 
with the area. The conditions of the agreement also allow for appropriate uses that do not interfere 
with existing agricultural uses in the area. The parcels are located along Simplot Boulevard and will 
provide an avenue to increase business and economic development in Canyon County. This zone 
change will allow the opportunity for providing more jobs in the County.  

 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029.  

 

2. When considering the surrounding land uses, is the proposed conditional rezone more appropriate than the 
current zoning designation? 

 

Conclusion: As conditioned, the request is more appropriate than the current zoning designation. 
 

Findings: (1) The subject parcels are currently zoned “A” (Agricultural). Surrounding parcels are mostly zoned 
“A” (Attachment 5c).  

 

 (2) The subject parcels are located along Simplot Boulevard and Peckham Road which supports 
similar industrial/commercial uses (Attachment 5b and 8). The collector roads currently support 
existing industrial uses and agricultural support facilities (Attachment 5a and 8). Idaho Northern 
and Pacific Railroad tracks exist adjacent to Parcel R36143 along Peckham Road (Attachment 5a). 

 

 (3) The subject parcels are located in the area designated for industrial in the 2020 Comprehensive Plan 
Future Land Use Map (Attachment 5d). The City of Greenleaf also designates the area for 
industrial use in the city’s Comprehensive Plan (Attachment 6f). 

 

 (4) Uses and development will be limited through conditions of the development agreement 
(Attachment 1). As conditioned, the request is appropriate for the area, aligns with the County’s 
vision of the area, and is supported by comments received by affected agencies (Attachment 6). 

 
 (5) Evidence includes findings and conclusions supported within this document under criteria 3. 

 

3. Is the proposed conditional rezone compatible with surrounding land uses? 
 

Conclusion: As conditioned, the request is compatible with the surrounding land uses.  
 

Findings: (1) The subject parcels are located near other “M-1” Zones (Attachment 5c and 8). The subject parcels 

are located near the following zones: 

o Parcel R36172 (east of the subject property): The 42.36-acre parcel (Valley Agronomics LLC) 

was zoned “M-1” in 2011. 

o Parcel R36172011 (east of the subject property): The 29.75-acre parcel (Lansing Trade Group 

LLC) was zoned “M-1” in 2011. 

o Parcel R36158 (east of the subject property): The 36-acre parcel (Takasugi Seed Farms LLC) 

was partially zoned “M-1” in 2011 (approximately 17.9 acres). 

o Parcel R37077 (west of the subject property): The 75-acre parcel (RHG LLC) was partially 

zoned “M-1” in 2011 (approximately 35.6 acres). 
  

 (2) The area is predominantly agricultural containing best-suited soils/prime farmland (Attachment 5e 
and 6e). Through the conditions imposed in the Development Agreement limit certain allowed or 
conditionally allowed uses, the request is found to be compatible with the surrounding land use 
and can potentially support the agricultural uses nearby (Attachment 1). 
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 (3) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029. 

 

4. Will the proposed conditional rezone negatively affect the character of the area? What measures will be 
implemented to mitigate impacts? 
 

Conclusion:   As conditioned by the development agreement (Attachment 1), the request will not negatively affect 
the character of the area. 

 

Findings: (1) The area is predominantly agricultural containing best-suited soils/prime farmland (Attachment 
5e). Canyon County Soils Conservation District does not recommend the zone change (Attachment 
6e). 

 

 (2) Whereas the area is predominantly zoned “A” – Agricultural (Attachment 5c), there are light 
industrial uses and nearby parcels that are zoned as “M-1” (Light Industrial; Attachment 5a and 8).   

 

 (3) Notice of the public hearing was provided per CCZO §07-05-01.  Newspaper notice was published 
on March 9, 2023. Property owners within 600’ were notified by mail on March 9, 2023. The 
property was posted on March 16, 2023. 
a. Paul Calverley, a neighbor located north of the subject parcels, requests the conditional rezone 

be denied due to the impact on the viable agricultural ground, the impact on the agricultural 
character of the area, and that the request is speculative and impacts unknown (Attachment 7).  
i. The 2020 Canyon County Comprehensive Plan designated the subject parcel and area as 

“industrial” (Attachment 5d). The applicant agrees to conditions that limit uses that fit the 
industrial needs of the area, a 100-buffer along the property boundaries, exterior lighting 
shielded downward and additional review by the City of Greenleaf for water and sewer 
utilities, Boise Project Board of Control for irrigation, and ITD/Golden Gate Highway 
District regarding traffic impact and access. (Attachment A). 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029. 

 

 (5) Evidence includes associated findings and evidence supported within this document. 
 

5. Will adequate facilities and services including sewer, water, drainage, irrigation, and utilities be provided to 
accommodate proposed conditional rezone? 

 

Conclusion: As conditioned, Adequate sewer, drainage, irrigation, and stormwater drainage facilities and utility 
systems will be provided to accommodate the proposed zoning map amendment at the time of any 
development. 

  

Findings: (1) The subject parcels, depending on the extent of the use could apply for domestic well and septic 
from the Idaho Department of Water Resources and Southwest District Health to service the light 
industrial use.   

  

 (2) The City of Greenleaf stated that there is a possibility of connecting to a potable water supply and 
sanity sewer treatment if needed in quantity requiring a municipal source from the City of 
Greenleaf.  The City of Greenleaf also states that there is the availability of natural gas hook-up 
and power hook-up within a reasonable distance if those services are needed (Attachment 6f). See 
related conditions of approval (Attachment 1). 

 

 (3) Boise Project Board of Control requires easements for the Soper Lateral, Soper Sub Lateral, 
Mayhugh Lateral, and Mayhugh Drain that are on the referenced parcels. There are several 
instances where the developer would need to seek further permissions and fill out applications.  
(Attachment 6b).  

  

 (4) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were noticed 
on February 27, 2023. Full political notice was provided on March 8, 2023.  
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 (5) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029. 

 

 (6) Evidence includes the area of city impact findings and evidence supported within this document. 
 

6. Does legal access to the subject property for the conditional rezone exist or will it exist at time of 
development? 

 

Conclusion: Legal access exists. Access may change at the time of development with approval from jurisdictional 
agencies. 

 

Findings: (1) Legal access exists to parcel R36143 on Peckham Road to the North and parcel R36155 on 
Allendale Road to the West. (Attachment 5b) 

 

 (2) Legal access may be requested by application to jurisdictional agencies onto Simplot Boulevard or 
Peckham Road at the time of development (Attachments 6a and 6g). ITD (Idaho Transportation 
Department) and Golden Gate Highway District both request additional review prior to the 
development of the properties to determine access/approach requirements, if a traffic impact study 
is required and mitigate measures (if applicable) are required to reduce impacts to Peckham Road 
and SH-19. Both agencies’ conditions are included as part of the development agreement 
conditions of approval (Attachment 1). 

 

 (3) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were noticed 
on February 27, 2023. Full political notice was provided on March 8, 2023.  
a. The City of Greenleaf commented stating without a specific use, impacts are unknown. 

Therefore, a traffic impact study is required prior to development (Attachment 6f). See 
findings for the area of city impact below. 

 

 (4) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029. 

 

 (5) Evidence includes the area of city impact findings and evidence supported within this document. 
 

7. Does the proposed conditional rezone require public street improvements in order to provide adequate 
access to and from the subject property to minimize undue interference with existing or future traffic 
patterns? What measures have been taken to mitigate traffic impacts? 
 

Conclusion: The request may require public street improvements to provide adequate access to and from the 
subject property to minimize undue interference with existing or future traffic patterns. Conditions of 
the development agreement require additional review prior to the commencement of any use 
(Attachment 1). 

 

Findings: (1) The subject properties have frontage along Peckham Road and SH-19. Access currently exists on 
Peckham Road and Allendale Road.  

 

 (2) Due to the list of uses requested by the applicant (Attachment 1) traffic impacts are unknown a 
development is proposed. ITD (Idaho Transportation Department) and Golden Gate Highway 
District both request additional review prior to the development of the properties to determine if a 
traffic impact study is necessary and mitigate measures (if necessary) to reduce impacts to 
Peckham Road and SH-19 (Attachment 6a & 6g). 

 

 (3) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were noticed 
on February 27, 2023. Full political notice was provided on March 8, 2023 
a. City of Greenleaf commented stating without a specific use, impacts are unknown. Therefore, 

a traffic impact study is required prior to development (Attachment 6f). See findings for the 
area of city impact below. 
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 (4) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029. 

 

8. Will the proposed conditional rezone amendment impact essential public services and facilities, such as 
schools, police, fire, and emergency medical services? What measures will be implemented to mitigate 
impacts? 
 

Conclusion: As conditioned, essential services will not be impacted. 

 

Findings: (1) Notice of the public hearing was provided per CCZO §07-05-01.  Affected agencies were noticed 
on February 27, 2023. Full political notice was provided on March 8, 2023. No comments were 
received from essential services. 
a. City of Greenleaf commented stating without a specific use impacts to essential services are 

unknown (Attachment 6f). See findings for the area of city impact below and Attachment 1 for 
conditions of the development agreement. 

 

 (2) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029. 

 

Canyon County Code §09-03-07 and 09-17-19 (Area of City Impact Agreement) - AREA OF CITY 
IMPACT AGREEMENT ORDINANCE 

 

Conclusion: The property is located within the Greenleaf and Wilder Area of City Impact. A notice was sent to the 
City of Greenleaf per Canyon County Code Section 09-03-07. A notice was sent to the City of Wilder per 
Canyon County Code Section 09-1-19. No comments were received from the City of Wilder. Comments 
provided by the City of Greenleaf have been addressed in the development agreement conditions 
(Attachment 1). 

 

Findings: (1) The City of Greenleaf was provided notice on February 27, 2023, pursuant to Canyon County Code 
Section 09-03-07. The City of Wilder was provided notice on February 27, 2023, pursuant to 
Canyon County Code Section 09-17-19. No comment was received from the City of Wilder. 

 

 (2) A comment letter was received from the City of Greenleaf (Attachment 6f) stating Findings 5, 6 & 
8 cannot be supported without the following conditions: 
a. Prior to the commencement of use or establishment of use, the applicant shall work with the 

City of Greenleaf to provide connection to city water and sewer. If not applicable, the applicant 
shall work with the Idaho Department of Environmental Quality and Southwest District Health 
to ensure adequate facilities are provided. Evidence shall be a letter from the stated agencies. 

b. Prior to the commencement of use or establishment of use on the subject parcels, the 
applicant/development shall work with Golden Gate Highway District and ITD to ensure 
adequate access meets required standards and traffic impacts are addressed via a traffic impact 
study and mitigation measures are established and met. 
i. ITD and Golden Gate Highway District have requested the same condition (Attachment 6a 

and 6g). 
c. Prior to the commencement of use or establishment of use, the applicant/developer shall contact 

in writing all political subdivisions with essential public service jurisdiction to request an 
analysis of potential impacts to essential services. All conditions and mitigation measures shall 
be met prior to commencement of use. 

d. “Utility Facility” shall be included as prohibited.  
The conditions have been incorporated into the development agreement conditions (Attachment 1). 

 

 (3) Evidence includes the application, support materials submitted by the applicant, public testimony, 
and the staff report with exhibits found in Case No. CR2022-0029. 

Order 
 

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Hearing Examiner recommends 
approval of Case # CR2022-0029, a conditional rezone of the subject parcels (R36143 & R36155), approximately 
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145.48 acres, from “A” (Agricultural) to a “CR-M-1” (Conditional Rezone – Light Industrial) zone subject to 
conditions of the development agreement (Attachment 1).  

 

DATED this ________ day of _________________________, 2023. 
 

HEARING EXAMINER  
CANYON COUNTY, IDAHO 

 

 ______________________________________ 
        Bruce Eggelston, Hearing Examiner;  

 

State of Idaho  ) 

    SS 

County of Canyon County ) 

On this ______day of _____________, in the year 2023, before me_________________________, a notary public, personally appeared 

__________________________________, personally known to me to be the person whose name is subscribed to the within instrument, 

and acknowledged to me that he (she) executed the same. 

Notary:         

 My Commission Expires:      
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ATTACHMENT A 
 

DRAFT DEVELOPMENT AGREEMENT CONDITIONS OF APPROVAL 
 

1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and regulations 
that pertain to the properties including, but not limited to: 
a. Golden Gate Highway District (See letter and conditions of approval dated February 28, 2023, Attachment 6a) 
b. Idaho Transportation Department (See letter and conditions of approval dated March 29, 2023, Attachment 6g) 
c. Boise Project Board of Control (See letter dated February 28, 2023, Attachment 6b) 
d. Idaho Department of Environmental Quality (See letter dated March 10, 2023, Attachment 6c) 
e. The City of Greenleaf (See letter dated March 22, 203, Attachment 6f) 

i. Prior to the commencement of use or establishment of use, the applicant/developer shall work with the City of 
Greenleaf to provide connection to city water and sewer. If not applicable, the applicant shall work with the 
Idaho Department of Environmental Quality and Southwest District Health to ensure adequate facilities are 
provided. Evidence shall be a letter from the stated agencies. 

ii. Prior to the commencement of use or establishment of use on the subject parcels, the applicant/development 
shall work with Golden Gate Highway District and ITD to ensure adequate access meets required standards 
and traffic impacts are addressed via a traffic impact study and mitigation measures are established and met. 

iii. Prior to the commencement of use or establishment of use, the applicant/developer shall contact in writing all 
political subdivisions with essential public service jurisdiction to request an analysis of potential impacts to 
essential services. All conditions and mitigation measures shall be met prior to commencement of use. 
 

2. The subject parcels, R36143 and R3155, approximately 145 acres, are subject to the uses, standards, and requirements 
of the “M-1” Zone subject to the following ongoing conditions: 
a. The following uses are prohibited: 

i. Mineral extraction (short and long-term), 
ii. Batch plants, 

iii. Animal cremation services, 
iv. Animal facility (small and large), 
v. Animal Hospital, 

vi. Kennels, 
vii. Mortuaries, cremation, and funeral home, 

viii. Impound yard, 
ix. Sale of salvage goods, 
x. Mobile or manufactured home sales, 

xi. Rehabilitation of manufactured/mobile homes, and 
xii. Utility Facility 

b. The subject properties shall remain in agricultural use until the time an “M-1” Zone use is established. 
c. Development shall maintain a 100-foot buffer along all property boundaries that abut property zoned “A” 

(Agricultural) until such time the adjacent properties are zoned similarly. 
d. All exterior lighting shall use light fixtures that are shielded downward and shall be directed away from the 

adjacent properties. 
 

3. The developer shall comply with CCZO §07-06-07 (4): Time Requirements: "All conditional rezones for a land use 
shall commence within two (2) years of the approval of the board." 
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Taken from the Southwest corner of Allendale Road and Simplot Blvd looking North along Allendale 

 

 

 

Taken from the Southwest corner of Allendale Road and Simplot Blvd looking Northeast across the 2 

parcels and down Simplot Blvd. 
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Taken from the West side of the parcel that runs along Allendale looking West. 

 

 

From the West side of the parcel that runs along Allendale looking South towards Simplot Blvd. 



 

From the Northwest corner of the property along Allendale Rd looking into the parcel. 

 

From the North side of the Peckham Road property looking East down Peckham Road 

 



 

On Peckham Road looking Southwest along the property line to the North 

 

 

From the Northwest corner of the parcel along Peckham Road looking South towards Simplot Blvd 

 



 

 

From across Simplot Blvd where the two parcels meet looking North onto the property 

From the Northwest corner of the 

property looking to the West along 

Peckham Road 



 

From the Southeast corner of the parcel looking West down Simplot Blvd 

From Simplot Blvd at the Southeast 

corner of the parcel looking North. 



 

From the Southeast corner of the parcel looking East down Simplot Blvd 
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SOIL CAPABILITY CLASS SOIL CAPABILITY SQUARE FOOTAGE ACREAGE PERCENTAGE

3 MODERATELY SUITED SOIL 872506.80 20.03 9.48%

4 MODERATELY SUITED SOIL 241845.12 5.55 2.63%

2 BEST SUITED SOIL 2353067.64 54.02 25.56%

2 BEST SUITED SOIL 2869427.88 65.87 31.17%

2 BEST SUITED SOIL 2869427.88 65.87 31.17%

9206275.32 211.35 100%

SOIL NAME FARMLAND TYPE SQUARE FOOTAGE ACREAGE PERCENTAGE

NsB Prime farmland if irrigated 872506.80 20.03 9.48%

MnC Farmland of statewide importance, if irrigated 241845.12 5.55 2.63%

GwA Prime farmland if irrigated 2353067.64 54.02 25.56%

GwA Prime farmland if irrigated 2869427.88 65.87 31.17%

GwA Prime farmland if irrigated 2869427.88 65.87 31.17%

9206275.32 211.35 100%

SOIL REPORT

FARMLAND REPORT

SOIL INFORMATION IS DERIVED FROM THE USDA's CANYON COUNTY SOIL SURVEY OF 2018
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